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NOTICE OF AN APPLICATION FOR PLANNING PERMIT 
 

The land affected by the 
application is located at: 

24 Sixth Avenue RAYMOND ISLAND  VIC  3880  

Lot: 2 PS: 916371 

The application is for a 
permit to: 

Buildings and Works (Extension to Dwelling and 
Outbuilding) 

A permit is required under the following clauses of the planning scheme:  

Planning Scheme Clause Matter for which a permit is required 

43.02-2 Buildings and works  

44.04-2 Buildings and works 

44.06-2 Buildings and works for accommodation 

The applicant for the 
permit is: 

Development Solutions Victoria Pty Ltd 

The application reference 
number is: 

5.2026.45.1 

 

You may look at the application and any documents that support the application free of charge at: 
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-
applications  
 
You may also call 5153 9500 to arrange a time to look at the application and any documents that 
support the application at the office of the responsible authority, East Gippsland Shire. This can 
be done during office hours and is free of charge. 
 
Any person who may be affected by the granting of the permit may object or make other 
submissions to the responsible authority. 
 
An objection must  be made to the Responsible Authority in writing, 
    include the reasons for the objection, and 
    state how the objector would be affected. 
 
The responsible authority must make a copy of every objection available at its office for any 
person to inspect during office hours free of charge until the end of the period during which an 
application may be made for review of a decision on the application. 
 

 
The Responsible Authority will not 
decide on the application before: 
 

 
Subject to the applicant giving notice 
 

 
If you object, the Responsible Authority will tell you its decision. 
 

https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
https://www.eastgippsland.vic.gov.au/building-and-development/advertised-planning-permit-applications
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2. SITE CONTEXT 

Site 

The subject site is located at 24 Sixth Avenue, 

Raymond Island. A copy of the Title and Plan of 

Subdivision is contained in Appendix A. The 

title is not affected by any restrictive covenants 

or agreements.   

The subject site is rectangular in shape, with a 

total area of 755m2, and is developed with an 

existing dwelling and associated outbuilding.  

The subject site is generally flat in nature with 

the dwelling located centrally and several 

established garden beds throughout. 

Details of the site are depicted in the 

photographs provided below. 

Access is existing via a gravel crossover and 

driveway along the eastern boundary 

connecting directly to Sixth Avenue. Sixth 

Avenue is a gravel road that transitions to 

bitumen seal at the northern end and traverses 

in a north to south direction. 

The subject site in relation to Raymond Island 

and Paynesville as well as the surrounding land, 

is shown in the locality plans in Figure 1 and 

Figure 2.  

 

 

 

  

  

Figure 1 – Locality Plan – 24 Sixth Avenue, Raymond Island (source: mapshare.vic.gov.au) 

Figure 2 – Locality Plan – 24 Sixth Avenue, Raymond Island (source: mapshare.vic.gov.au) 
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Surrounds 

The land in this locality is mostly developed 

with existing residential development with 

public land in the broader landscape.  

Adjoining the northern, southern and western 

boundaries of the site is land containing 

existing dwellings and associated facilities. 

Adjoining the eastern boundary is Sixth Avenue 

and further is an existing dwelling and 

associated facilities.  

The site is located in the southwestern portion 

of Raymond Island.  

Raymond island is a small island located 

centrally in the Gippsland Lakes. The area 

encompasses an array of local wildlife and the 

Paynesville Ferry Service. Raymond island is 

located approximately 4.7 kilometres east of 

Paynesville and approximately 20.7 kilometres 

from Bairnsdale. Paynesville and Bairnsdale 

provide a wide range of facilities and services. 

The subject site in relation to Raymond Island 

and surrounding areas is shown in the aerial 

photograph below.  
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Photograph 1 – Aerial Photograph of the subject site and surrounding land – 
24 Sixth Avenue, Raymond Island (source: app.landchecker.com.au) 

 



PLANNING REPORT | 24 SIXTH AVENUE, RAYMOND ISLAND 

 

8 DSV Ref: 25100 

   

 
 

 

 

 

 

Photograph 2 – Subject site and existing access at 24 
Sixth Avenue, Raymond Island. 

 

 Photograph 4 – Existing outbuilding on subject site facing 
southwest.  

 Photograph 6 – Location of proposed additions adjoining 
the eastern side of the existing dwelling facing northeast.   

     

 

 

 

 

 
 

Photograph 3 – Existing dwelling on subject site facing 
southwest.  

 

  
Photograph 5 – Location of proposed additions adjoining 

the western side of the existing dwelling facing north.   
 

  
Photograph 7 – Location of proposed additions adjoining 
the eastern side of the existing dwelling facing southeast. 
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Photograph 8 – Location of proposed additions adjoining 
the western side of the existing dwelling facing 

southeast.   

 Photograph 10 – Location of proposed additions 
adjoining the western side of the existing dwelling facing 

south.   

 Photograph 12 – Neighbouring property adjoining the 
northern boundary at 26 Sixth Avenue, Raymond Island.    

 
     

 

 

 

 

 
 

Photograph 9 – Location of proposed additions adjoining 
the eastern side of the existing dwelling facing south. 

 

  
Photograph 11 – Location of proposed carport facing 

west.   
 

  
Photograph 13 – Neighbouring property opposite the 
subject site to the east at 15 Sixth Avenue, Raymond 

Island.    
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Photograph 14 – Neighbouring property adjoining the 
southern boundary at 22 Sixth Avenue, Raymond Island.  

 

 Photograph 16 – Sixth Avenue facing south.  
 

  

     

 

    

 
Photograph 15 – Sixth Avenue facing north.  
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Figure 3 – North Elevation – 3875 Design and Drafting 

3. THE PROPOSAL 

This application seeks approval for additions 

and alterations to an existing dwelling and 

development of a carport under the provisions 

of the Bushfire Management Overlay, Design 

and Development Overlay and Land subject to 

Inundation Overlay. The proposed 

development plans are contained in Appendix 

B.  

The proposed additions and alterations are 

concentrated to the eastern and western sides 

of the existing dwelling. The proposed 

buildings and works at the eastern end of the 

dwelling will be set back approximately 4.0 

metres from the northern boundary and 12.48 

metres from the eastern boundary. The 

western additions will be set back 

approximately 6.4 metres from the northern 

boundary, 1.26 metres from the southern 

boundary and 1.23 metres from the existing 

outbuilding to the west. 

The proposed carport will be located to the 

northwest of the existing dwelling. It will be set 

back approximately 0.39 metres from the 

northern boundary and 2.83 metres from the 

western boundary, with the southern elevation 

being close to adjoining the existing 

outbuilding. 

 

 

 

 

 

The proposed buildings and works associated 

with the additions and alterations will have a 

total building footprint of 136.54m2, including 

the carport. The overall height of the additions 

and alterations will match the existing dwelling 

at 3.77 metres, while the carport will have an 

overall height of approximately 3.88 metres. 

The external finishes will include horizontal 

Hardie Plank weatherboards painted in the 

same colour being light grey to match the 

existing dwelling. The roof of the extension and 

carport will be finished with Zincalume metal 

roof sheeting.  

An extract from the proposed development 

plans showing the north elevation, and the 

proposed floor plan is provided above, below, 

and in Appendix B. 

The proposed additions and alterations have 

been thoughtfully designed to improve the 

existing dwelling by introducing additional 

living area, improved amenities and 

undercover parking space, increasing overall 

comfort and improving day to day functionality 

for the occupants. 

 

 

 

 

Vehicle access is existing via a driveway in the 

northeastern portion of the site, along the 

eastern boundary directly from Sixth Avenue. 

The existing driveway will provide access to the 

new carport and extension.  

The proposal does not require the removal of 

any vegetation or earthworks to facilitate the 

development. It is noted that a large tree is 

located on the adjoining property boundary to 

the west. The design of the proposed carport 

has been carefully considered to avoid adverse 

impacts on this tree, with no sealed surface 

proposed. If anything, a permeable surface 

such as gravel is intended, ensuring minimal 

disturbance to root systems and maintaining 

natural drainage conditions. 

Drainage from the proposed additions will be 

directed to the legal point of discharge to the 

satisfaction of the responsible authority. The 

subject site has access to an appropriate level 

of services and infrastructure including, 

reticulated water, sewerage, electricity, 

telecommunications and a good quality road 

network.  
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Figure 4 – Proposed Floor Plan – 3875 Design and Drafting  
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4. ZONES AND OVERLAYS 

General Residential Zone – Schedule 1 

The purpose of the General Residential Zone is: 

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To encourage development that respects 

the neighbourhood character of the area.  

- To encourage a diversity of housing types 

and housing growth particularly in 

locations offering good access to services 

and transport.  

- To allow educational, recreational, 

religious, community and a limited range of 

other non-residential uses to serve local 

community needs in appropriate locations. 

 

An extract of the General Residential Zone Map 

is provided in Figure 5.  

Clause 32.08 provides a permit is not required 

for buildings and works associated with a 

dwelling and as such this is not addressed 

further.   

Figure 5 – General Residential Zone – (source - mapshare.vic.gov.au) 
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Bushfire Management Overlay – Schedule 

1  

The purpose of the Bushfire Management 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To ensure that the development of land 

prioritises the protection of human life and 

strengthens community resilience to 

bushfire. 

- To identify areas where the bushfire hazard 

warrants bushfire protection measures to 

be implemented. 

- To ensure development is only permitted 

where the risk to life and property from 

bushfire can be reduced to an acceptable 

level. 

An extract of the Bushfire Management 

Overlay Map is provided in Figure 6.  

Clause 44.06-2 provides a permit is not 

required for buildings and works with the floor 

area of less than 100m2, not used for 

accommodation and ancillary to a dwelling and 

a permit is not required for alterations or 

extensions to an existing building used for a 

dwelling or a small second dwelling that is less 

than 50 percent of the gross floor area of the 

existing building. 

On this basis, a permit is required for the 

proposed extension as it exceeds 50 percent  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

of the gross floor area of the existing building, 

however a permit will not be required for the 

carport as it is less 100m2 in area. The relevant 

decision guidelines are addressed below in 

Section 5. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 6 – Bushfire Management Overlay – (source - mapshare.vic.gov.au) 
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Design and Development Overlay – 

Schedule 11 

The purpose of the Design and Development 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To identify areas which are affected by 

specific requirements relating to the design 

and built form of new development. 

An extract of the Design and Development 

Overlay Map is provided in Figure 7.  

Clause 43.02-2 – Buildings and works provides 

a permit is required to construct a building or 

construct or carry out works. The schedule 

provides a permit is required for a building 

exceeding 7.5 metres in height, total area of 

proposed works greater than 150m2 and for a 

building with a footprint greater than 300m2.   

The total building footprint will exceed 300m2 

in area, and as such a planning approval is 

required for the proposed development under 

the provisions of the Design and Development 

Overlay. The relevant decision guidelines and 

schedule are addressed in Section 5 of this 

submission.  

 

 

 

 

 

 

 

 

 

 

 

  

Figure 7 – Design and Development Overlay – (source - mapshare.vic.gov.au) 
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Design and Development Overlay – 

Schedule 11 continued: 

Schedule 11 to the Design and Development 

Overlay relates to Residential Development in 

Coastal Settlements and contains the following 

design objectives:    

- To protect and manage the township 

character of coastal settlements.  

- To ensure that the height and visual bulk of 

new development is compatible with the 

coastal neighbourhood setting.  

- To ensure that new development is 

designed to minimise visual impacts on the 

natural landscape.  

- To ensure that new development is visually 

and physically integrated with the site and 

surrounding landscape.  

- To ensure that new development is sited 

and designed to be visually unobtrusive 

through and above the surrounding tree 

canopy when viewed from nearby streets, 

lakes, coastal areas, or other distant 

viewpoints.  

- To protect the vegetated character of the 

landscape, particularly where it is a 

dominant visual and environmental 

feature.  

- To ensure that the scale and character of 

existing development in areas fronting 

Marine Parade in Marlo and on the lake 

frontage at Newlands Arm is preserved and 

that any new development should be 

consistent with the prevailing development 

form and height to retain the existing 

character and view corridors. 

- To ensure that the subdivision of land 

within the Newlands Arm Estate is 

consistent with the Newlands Arm Estate 

Restructure Plan, Version 7 (March 2017). 
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Land Subject to Inundation Overlay 

The purpose of the Land Subject to Inundation 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework 

- To identify flood prone land in a riverine or 

coastal area affected by the 1 in 100 (1 per 

cent Annual Exceedance Probability) year 

flood or any other area determined by the 

floodplain management authority. 

- To ensure that development maintains the 

free passage and temporary storage of 

floodwaters, minimises flood damage, 

responds to the flood hazard and local 

drainage conditions and will not cause any 

significant rise in flood level or flow 

velocity. 

- To minimise the potential flood risk to life, 

health and safety associated with 

development.  

- To reflect a declaration under Division 4 of 

Part 10 of the Water Act, 1989. 

- To protect water quality and waterways as 

natural resources by managing urban 

stormwater, protecting water supply 

catchment areas, and managing saline 

discharges to minimise the risks to the 

environmental quality of water and 

groundwater. 

- To ensure that development maintains or 

improves river, marine, coastal and 

wetland health, waterway protection and 

floodplain health 

An extract of the Land Subject to Inundation 

Overlay Map is provided in Figure 8.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Clause 44.04-2 provides a permit is required to 

construct a building or to construct or carry out 

works. The schedule provides in 3.0 a permit is 

not required for a carport associated with an 

existing dwelling. On this basis, a permit is 

required for the proposed extension, however 

a permit will not be required for the carport. 

The relevant decision guidelines are addressed 

below in Section 5. 

 

 

 

 

 

 

 

 

 

 

 

Figure 8 – Land Subject to Inundation Overlay – (source - mapshare.vic.gov.au) 
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Vegetation Protection Overlay – Schedule 2 

The purpose of the Vegetation Protection 

Overlay is:    

- To implement the Municipal Planning 

Strategy and the Planning Policy 

Framework. 

- To protect areas of significant vegetation. 

- To ensure that development minimises loss 

of vegetation. 

- To preserve existing trees and other 

vegetation. 

- To recognise vegetation protection areas 

as locations of special significance, natural 

beauty, interest and importance. 

- To maintain and enhance habitat and 

habitat corridors for indigenous fauna. 

- To encourage the regeneration of native 

vegetation. 

An extract of the Vegetation Protection 
Overlay Map is provided in Figure 9.  

The proposal is not seeking to remove, destroy 

or lop any vegetation. As such a permit is not 

required under the provisions of the 

Vegetation Protection Overlay. This is not 

addressed further. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 9 – Vegetation Protection Overlay – (source - mapshare.vic.gov.au) 
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Aboriginal Cultural Heritage 

Under the provisions of the Aboriginal Heritage 

Act 2006 the subject site is recognised as being 

within an area of Aboriginal Cultural Heritage 

Sensitivity.  

The buildings and works associated with an 

existing dwelling are an exempt activity, and as 

such a Cultural Heritage Management Plan is 

not required. 

An extract of the Aboriginal Cultural Heritage 
Map is provided in Figure 10. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 10 – Aboriginal Cultural Heritage Map – (source - mapshare.vic.gov.au) 
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5. PLANNING ASSESSMENT 

This proposal has been assessed against the 

objectives and standards of applicable clauses 

of the East Gippsland Planning Scheme and it is 

considered that the proposed extension and 

carport are appropriate for the following 

reasons:  

- The proposal meets the objectives of the 

Municipal Planning Strategy at Clause 02 

and the Planning Policy Framework at 

Clause 10 by providing additions and 

alterations that are respectful of the 

existing dwelling, surrounding development 

and the environmental context. 

- The proposed deck, verandah, ensuite and 

walk in robe will enhance the functionality 

and amenity of the existing dwelling by 

improving internal layout, providing 

additional living space and strengthening 

the connection between indoor and 

outdoor areas. The proposed carport will 

provide convenient undercover parking and 

weather protection for the occupants. 

- The proposal will support a high level of 

environmental sustainability, urban design, 

and amenity by designing the proposed 

additions and alterations to meet the 

constraints of the land, therefore reducing 

any potential negative environmental 

impacts as sought to achieve by the relevant 

clauses including Clause 02.03, Clause 12 

and Clause 13.  

- No vegetation removal is required as a 

result of the proposal. A large tree is located 

on the adjoining property along the western 

boundary. The siting and construction of the 

proposed carport have been designed to 

avoid impacts on this tree, with no sealed 

surface proposed. A permeable finish, such 

as gravel is anticipated to minimise 

potential disturbance to the tree’s root 

zone and to maintain existing drainage 

conditions. 

- Clause 02.03-1 identifies Raymond Island as 

a rural town. The subject site and existing 

dwelling are reflective of the established 

development pattern within this locality. 

- The subject site has access to an 

appropriate level of services and 

infrastructure including, reticulated water, 

sewerage, electricity, telecommunications 

and a good quality road network.  

- The proposal meets the objectives of Clause 

16 by supporting the ongoing use and 

improvement of an existing dwelling within 

an established residential area, thereby 

contributing to housing diversity. 

- Clauses 02.03-3, 13.01-1S and 44.06 require 

consideration of bushfire hazards and 

implications as a result of any proposed 

development. A Bushfire Management Plan 

is provided in Appendix C which concludes 

the proposal can achieve a BAL12.5 rating. 

All approved bushfire protection measures 

have been incorporated into the proposal, 

including defendable space to the property 

boundary and a 5,000 litre water tank to be 

located along the western wall of the 

existing shed to support firefighting 

purposes. Clause 44.06-4 requires the 

application to meet the requirements of 

Schedule 2. All requirements set out in 

Schedule 2 have been addressed and 

incorporated. It is concluded the risks 

associated with bushfire can be reduced to 

an acceptable level.    

- The proposal is consistent with the decision 

guidelines of the Design and Development 

Overlay at Clause 43.02-6 which seeks to 

identify areas which are affected by specific 

requirements relating to the design and 

built form of new development. 

- The proposed extension and carport will 

result in an appropriate development that 

will be used for residential purposes. 

Planning approval is required as the 

proposed building footprint will exceed 

300m2 in area. The proposed additions are 

located at the eastern and western ends of 

the existing dwelling, while the carport is 

positioned to the northwest of the dwelling 

as shown on the development plans. The 
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buildings and works maintain appropriate 

setbacks from all boundaries and are 

respectful of the sewer easement along the 

western boundary. 

- The proposed external colours and 

materials have been selected to ensure the 

additions and carport are not visually 

obtrusive and are well integrated with the 

surrounding residential environment. The 

surrounding land is predominantly 

developed for residential purposes, 

comprising dwellings of varied styles, 

heights and setbacks.  

- The proposal is not dissimilar to other 

additions within the locality and represents 

an appropriate and modest residential 

development that respects the significant 

surrounding landscape.  

- Schedule 11 applies to residential 

development within coastal settlements 

and seeks to protect township character 

and minimise visual bulk and landscape 

impact. The proposed additions and carport 

are modest in scale, remain below the 7.5 

metre height for Raymond Island, and are 

appropriately proportioned in the context 

of the existing dwelling and site. 

- The roof form will sit generally below the 

prevailing tree canopy and the 

development will not be visually obtrusive 

when viewed from nearby streets or 

neighbouring properties. 

- The proposal maintains appropriate 

setbacks and integrates with the existing 

dwelling and surrounding landscape, 

ensuring compatibility with the established 

coastal neighbourhood character. 

- External materials and colours are low 

reflective and muted in tone, reducing 

contrast with the landscape and minimising 

distant visibility. A description of the 

proposed finishes is provided in Section 3 of 

this submission.  

- No additional planting beyond simple 

landscape gardens is proposed at this time, 

particularly given the bushfire prone nature 

of the area. 

- The proposal is generally consistent with 

the decision guidelines of the Land Subject 

to Inundation Overlay at Clause 44.04-8 

which seeks to minimise the potential flood 

risk to life, health and safety. 

- The proposed buildings and works 

associated with the extension and carport 

will result in a modest increase in building 

footprint of 136.54m² including the carport.  

Combined with water resistant building 

material, this will ensure that there will be 

minimal to no impact on flood storage or 

flows.  

- Preliminary advice has been sought from 

the relevant floodplain management 

authority. Advice from the East Gippsland 

Catchment Management Authority 

(EGCMA) has confirmed it is supportive of 

the proposed ensuite and walk in robe 

extension, given its minor nature and that 

the existing finished floor level of 2.203 

metres AHD is above the declared 1% 

Annual Exceedance Probability flood level. 

The EGCMA has indicated that it would be 

unlikely to object to the proposal, provided 

certain conditions are met. These include 

maintaining the finished floor levels and 

existing ground surface as proposed, and 

the use of appropriate construction 

methods and materials. 

- The proposal is not expected to increase 

flood risk or adversely affect flood flows or 

velocities. 

- The proposed additions and alterations are 

unlikely to impact nearby waterways being 

the Gippsland Lakes, particularly given the 

existing development on the site and 

surrounding land. 

- Drainage from the proposed additions and 

alterations will be directed to the legal point 

of discharge to the satisfaction of the 

responsible authority.  

- The increase in floor area is unlikely to 

result in adverse impacts given the size of 
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the existing dwelling. The development is 

respectful of the allotment size and 

surrounding environment, and the 

additions will align comfortably with the 

existing character of Raymond Island 

without creating visual bulk or noticeably 

changing how the property appears from 

neighbouring properties or surrounding 

roads. 

- This submission has addressed the decision 

guidelines of Clause 65, and the proposal 

supports orderly planning of the area whilst 

taking into consideration the potential 

effect on the environment, human health 

and the amenity of the area.   

- Access to the site is existing via a gravel 

crossover and driveway located in the 

northeastern portion of the site along the 

eastern boundary from Sixth Avenue. This 

access will remain unchanged and no 

additional access points are proposed. 

- There are no factors of this proposal that 

are likely to cause or contribute to land 

degradation, salinity or reduce water 

quality.  
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6. CONCLUSION 

This submission is in support of a planning 

permit application for the additions and 

alterations to an existing dwelling and 

development of a carport at 24 Sixth Avenue, 

Raymond Island.  

The relevant provisions of the East Gippsland 

Planning Scheme have been addressed and it 

has been ascertained that the proposed 

development is appropriate in this location. It 

is requested that the proposal be supported for 

the following reasons:  

- The proposal is consistent with the 

objectives and strategies outlined in the 

Municipal Planning Strategy and the 

Planning Policy Framework.  

- The proposal is generally consistent with 

the objectives of the Land Subject to 

Inundation Overlay, Design and 

Development Overlay and Bushfire 

Management Overlay. 

- The hazards associated with flooding and 

bushfire can be reduced to an acceptable 

level.  

- The design of the proposal is 

complementary to the existing dwelling, 

surrounding development and is consistent 

with the character of the area.  

It is requested that a planning permit be 

granted for this development. 
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Disclaimer: 

This document has been prepared for planning 
permit application purposes only. The report has 
been made with careful consideration and with the 
best information available to Development 
Solutions Victoria Pty Ltd at the time. 

No component of this document is to be reproduced 
for any purpose without prior written consent of 
Development Solutions Victoria Pty Ltd. 

 












